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FORD ISLAND DEVELOPMENT AGREEMENT

The U.S. Navy is seeking to establish a devel-

opment agreement with a master developer/

operator ("Developer") to implement the long-

range development plan for Ford Island within

the Pearl Harbor Naval Complex in Hawaii.

Under the auspices of the recently adopted Ford

Island legislation (10 U.S. Code, Section 2814),

the Navy is authorized to enter into such an

agreement with a qualified party that would

enable it to develop Ford Island more eff i c i e n t l y

and expeditiously than using conventional Navy

p r o c e d u r e s .

In order to enhance its position under this agree-

ment and to help finance portions of the new

Navy construction, the Navy is offering to con-

tribute certain land and building assets which

are no longer critical to its mission in return for

private sector financing, construction, and long-

term maintenance of its Ford Island facilities.

Some of these assets will be offered to the

selected Developer in fee while others, which

are part of the Pearl Harbor Naval Complex, will

be offered under long-term leases.

The American flag flies over the Memorial to the USS Arizona with its partially visible

hull. Beyond is the restored USS Missouri at a berth on Ford Island.
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HAWAII’S ECONOMIC OUTLOOK

Hawaii is a state of some 1.2 million residents,
including approximately 45,000 in the armed forces.
Data show the state in a growth phase in its business
cycle, after a period of stagnation that covered much
of the 1990s.  Hawaii's solid performance is related
to the continued strength of the U.S. mainland econ-
o m y, positive developments in Japan, and renewed
investor interest in the islands.  
Through year-end 2000 and into 2001, the State
forecasts 3.0% to 3.5% annual gains in both real per-
sonal income and real gross state product.  Other
key economic indicators have been positive since
about 1997, and the first half of 2000 appears to be
building momentum.
• Visitor arrivals, a major bell-weather of the
Hawaiian economy, have increased steadily since
1998.  With over 7.1 million overnight and longer vis-
itors anticipated in 2000, the islands are well on their
way to a record year for tourism.  (Table 1)
• Wage and salaried jobs, including those in the mil-
itary and agriculture, have increased statewide since
1995.  Year 2000 is showing the strongest job growth
over the period yet, resulting in a dramatic fall in civil-
ian unemployment.  In the first five months, unem-
ployment has averaged 4.5% statewide, and 4.0%
on Oahu. Growth in construction employment has
been particularly robust, with January to May 2000
showing 9.9% more jobs than the same period last
y e a r.  (Table 2)
• Home sales reflect the strengthening economy as
well as consumer confidence.  With average prices
down from their former peaks in the early 1990s, the
number of single-family sales has increased steadi-
ly since 1995, and average prices have been on the
rise since 1998.  As of May, Oahu is on track to close
some 3,300 single-family resales in 2000, at an aver-
age price of over $400,000. Recovery at the high
end of the market has been led by out-of-state resi-
dents who recognize this as an opportune time to
invest in the islands.  (Table 3)
• Finally, local business confidence in the Hawaii
economy has likewise risen dramatically, reflecting
positive indicators such as those noted above.
( Table 4)

Table 1: Overnight and Longer Visitor Arrivals
to Hawaii

Table 2: Hawaii Labor Force Trends

Table 3: Oahu Single-Family Home Resales
Trends

Table 4: Business Confidence in the Hawaii
Economy
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DEVELOPMENT OPPORTUNITIES

The Navy is seeking to establish a develop-
ment agreement with a private sector
Developer to prepare a master plan and to
design and construct the following facilities on
Ford Island for Navy use:
• Approximately 200,000 to 250,000 square
feet of administrative office space.
• Housing for approximately 600 families.
• Approximately 1,000 units of bachelor quarters
• Support facilities for residents and on-island
working personnel including recreational, edu-
cational, social and commercial operations.
• Infrastructure necessary to support the
above including roads, utilities, pedestrian
ways and landscaping.

Funding for these facilities will come from a
combination of conventional military construc-
tion (MILCON) appropriations and land sale or
lease rent revenues generated by the private
sector opportunities listed below:
• Long term lease rights for the development
and operation of one or more  commercial
business opportunity areas on Ford Island,

covering approximately 75 acres in total,
including the possible adaptive reuse of exist-
ing historic structures. 
• As part of the above lease, the potential
option to develop a central ticketing, orienta-
tion, and parking area at Halawa Landing,
between the Arizona Memorial Visitor Center
and the Bowfin Museum, to support any Ford
Island based visitor operations.
• Lease rights to the Iroquois Point/Puuloa
Housing Area at the entrance to Pearl Harbor
which contains over 1,400 residential units, a
portion of which may be rented back to Navy
personnel, potentially providing immediate
cash flow.
•  Fee interest in all lands encompassed by
the former Naval Magazine at Wa i k e l e
(approximately 515 acres), most of which
were used for munitions storage in an exten-
sive system of magazines in the valley walls,
with approximately 56 acres of prime land on
the adjacent plateau abutting the existing res-
idential community at Waikele. 

Potential Land Sales/Lease
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• Fee interest in approximately 675 acres of
lands at the former Barbers Point Naval Air
Station which were retained by the Navy fol-
lowing the closure of the base in 1999, includ-
ing existing family housing, commercial,
industrial and recreational facilities, but
excluding the existing golf course.

• Navy has programmed approximately $75
million in military construction funds in the cur-
rent Future Years Defense Plan which could
be made available for development of Ford
Island facilities and utilities.

In addition to the above funding sources, the
financing, construction, operation and mainte-
nance of family housing may be accomplished
through a joint Navy/private partnership pur-
suant to the 1996 Military Housing
Privatization Initiative, (10 U.S.C. 2871-2885).
Under this authority, the Navy may enter into
an agreement that establishes a public-private
partnership or similar business entity, with the
Navy's approach to date being to form a
Limited Liability Company (LLC). 

The Navy's investment as a minority member
in such a privately financed entity can include
funds, land, and/or existing housing units.
Under such an agreement, housing would be
owned by the private entity and rented on a
voluntary basis to individual Navy families at
rates no higher than their Basic Allowance for
Housing (BAH) less an allowance for normal
utility usage.  

These units would operate similar to private
rental property and be subject to state/local
landlord-tenant laws.  If this method of hous-
ing acquisition is incorporated into the RFP,
the Navy would initiate a program to provide
housing referral services to Navy families that

direct them towards these units in order to
ensure full Navy occupancy and avoid the
need to rent to non-Navy families. 

All future development on lands to be leased
from the Navy must comply with use restric-
tions and design guidelines, and be compati-
ble with adjacent Navy operations.  Lands to
be turned over in fee may be developed at the
discretion of the selected Developer subject to
applicable City, State and Federal entitlement
procedures.

PROPERTY SUPPORT SERVICES

The Ford Island development enabling legis-
lation authorizes the Navy to accept property
support services, the restoration or rehabilita-
tion of real property, and/or the construction of
improvements on Ford Island as considera-
tion for the sale or lease of other Navy prop-
erty in Hawaii.  In connection with the Navy's
objective to obtain a Master Developer for
Ford Island, Navy desires to have the
Developer assume responsibility for the con-
tinued maintenance and repair of both existing
and new facilities on the island.

Examples of the types of property support ser-
vices that may be required include:  building
and structure maintenance and repair, custo-
dial services, grounds maintenance, pest con-
trol and transportation.   The RFP will provide
a listing of all existing facilities and structures
to be covered by a services agreement.  The
duration of the service agreement would coin-
cide with the duration of the long-term com-
mercial lease on Ford Island.
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INFORMATIONAL MEETING

In order to identify and select the best party to
implement its vision for Ford Island, the Navy
is developing a procurement process which
will meet Navy contracting requirements while
permitting it to (1) meet concurrently the con-
sultation requirements of the National Historic
Preservation Act and (2) process National
Environmental Policy Act (NEPA) documenta-
tion for the project.

Before this procurement process begins, the
Navy will host a 2-day informational meeting
in Honolulu on September 14-15, 2000 for
those interested in learning more about the

project.   At the informational meeting, the
Navy will explain the project details to
prospective developers, solicit developer
feedback as to the feasibility of the proposed
project, and request comments on the
process for developer selection. Site visits to
the properties will also be provided for the
benefit of interested parties.

Following the Informational Meeting, partici-
pants will be asked to submit written com-
ments concerning how the project and/or
process might be improved.   Developer feed-

back received at the meeting and written com-
ments submitted within the given timeframe
will be given consideration by the Navy in
preparing the RFP.

PROCUREMENT PROCESS

The procurement process is expected to begin
soon after the conclusion of the informational
meeting.  A draft RFP is now being prepared for
internal Navy review.  It will not be finalized until
after developer feedback is received from the
meeting.  The following proposed process is

provided for developer review and comment in
order to assist the Navy in this eff o r t :
• The process would begin with the issuance of
a draft RFP.  Public notification of the issuance
would be made in the Commerce Business
Daily and in national and local newspapers.
The draft RFP will be made available upon
request to any interested party and may be
mailed, picked up, or downloaded from an inter-
net website which will be set up specifically for
this project.

This aerial view

looking towards the

North side of Ford

Island also shows

the Pearl Harbor

Main Base and the

harbor entrance

beyond.
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• Approximately six weeks after the draft RFP i s
issued, the Navy would host a conference in
Honolulu for all interested parties to review the
contents of the document, answer relevant ques-
tions, and seek input from the participants. 

• Following the conference, participants would be
asked to submit written comments regarding the
draft RFP, and to notify the Navy of their interest
in submitting a formal proposal for selection as
the Developer for Ford Island.  (Non-response at
this point would not preclude any party from later
submitting a proposal.)  

• Subsequent to public review of the draft RFP,
the Navy would issue the RFP using the same
notification and distribution process described
above.   A two-step RFP is planned.  Phase I
would determine whether pre-qualification
requirements are met.  Only those proposals
which provide documentation supporting a Navy
finding of (1) acceptable development experi-
ence, (2) sound financial capability, (3) a strong
commitment to small business, and (4) a com-
patible conceptual master plan for development
of Ford Island, would be invited to provide Phase
II submittals.   

• Developers would have approximately two
months to respond to  Phase I of the RFP.
Those that meet the qualification requirements
would then be provided approximately four
months to prepare detailed development and
financial proposals for submittal to the Navy in
response to Phase II of the RFP.  Questions and
clarifications would be accepted by the Navy up
to 45 days prior to the Phase II submittal due
date, and responses and addenda will be made
available to all parties periodically, but no later
than 30 days prior to the due date.

• The Navy would take approximately two
months to evaluate proposals and select the

Developer that provides the best value to the
Navy for the development and services
described in the RFP.  (Evaluation criteria will be
provided in the RFP document.)  Such selection
would not occur until after the Record of Decision
(ROD) has been issued for the Programmatic
Environmental Impact Statement covering Ford
Island development. 

• Following the selection, the parties would have
sixty (60) days in which to negotiate, draft, and
execute a Master Development A g r e e m e n t
(MDA) which (1) sets forth all business terms of
the arrangement and establishes a date when
the parties will conclude negotiations on all
aspects of the financing, construction and opera-
tion of facilities to be provided for Navy use; (2)
details the Developer's physical development
plans; (3) establishes roles and responsibilities of
each party; and (4) sets overall project mile-
stones and schedules.  If at the end of sixty (60)
days, or after one more mutually agreed-to
extensions, an agreement has not been reached,
negotiations with the Developer would be termi-
nated.  Negotiations may then commence with
the second ranked off e r, and so on until mutually
acceptable terms are negotiated.  Concurrently,
the parties would finalize the terms and condi-
tions of the particular leases and property con-
veyance documents, which will incorporate provi-
sions of the RFP and final development propos-
a l s .

• Prior to contract award, the Navy will submit to
the appropriate Congressional committees a
master plan for the development of Ford Island
and a notification report concerning this transac-
tion.    Award may not occur until thirty calendar
days have elapsed following Congressional
receipt of this submission.
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• The contract award and a Notice to Proceed
(NTP) would be issued following completion of
the NEPA process by the Navy.  Depending
upon the nature and extent of development to
be undertaken by the Developer on leased
Navy property, the preparation of additional
environmental documentation (at the De-

veloper’s expense) may be necessary to sat-
isfy NEPA requirements.

The Navy would reserve the right to (1)
amend this process at any time in the future,
and (2) reject any and all proposals.

Recently restored Navy barracks and adminis-

trative buildings in the foreground overlook the

historic "Battleship Row" berthing dolphins in

the waters off of Ford Island.
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The Navy properties that will be made avail-
able for the private sector development oppor-
tunities identified above are described in the
following sub-sections:

FORD ISLAND COMMERCIAL
O P P O RT U N I T I E S

In order to provide each developer with the
greatest opportunity to optimize its develop-
ment objectives, the Navy will be requesting
each team to identify up to 75 acres on Ford
Island for its commercial facilities and opera-
tions. Possible opportunities that have been
identified include the development of a histor-
ical visitor attraction, an information technolo-
gy/communications center, an atmos-
pheric/oceanographic/biomedical research
complex, and other uses that could take
advantage of Hawaii's and Ford Island's
unique location and physical attributes.

Currently, there are approximately 1.5 million
annual visitors to the Arizona Memorial,
which, together with the historic Bowfin sub-
marine and the recently refurbished battleship

Missouri, forms a nucleus for a comprehen-
sive visitor attraction focused on the Navy's
past, present and future role in the Pacific.
Historic features, including the World War II
control tower, theater, ferry landing and sever-
al large hangars, provide opportunities for
other thematic attractions.

Research and technology operations can take
advantage of Ford Island's large open areas
for new facilities and/or the adaptive reuse of
the large existing hangars, all in a secure
environment.  Access to Honolulu's freeway
network is close-by, and Honolulu
International Airport is only three miles away.
Hawaii's unique location, climate, labor force
and quality-of-life, coupled with contemporary
communications technologies, make this area
more attractive for high technology develop-
ment than ever before.

The Navy will require each developer to pre-
pare a master land use and circulation plan
that will indicate where proposed Developer
and Navy facilities are to be located.  Navy
facilities requirements will include existing

Ford Island's historic

runway dominates the

central part of the island

flanked by large hangars

and its landmark control

tower.

PROPERTY DESCRIPTIONS
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operations that are to remain on Ford Island,
and new uses such as administrative office
space, housing, bachelor quarters, and support
facilities identified previously.

The locations of all of the above uses (and the
resulting master plan) will be heavily influ-
enced by certain conditions affecting future
development on the island.  Most significant
are the following:

• Ford Island is the center of the Pearl Harbor
National Historic Landmark, and as such,
Navy decisions affecting any of its historic
structures and facilities (including those avail-
able for Developer use) must comply with
Section 106 of the National Historic
Preservation Act. Therefore, adaptive reuse
(vs. demolition or relocation) of these historic
structures must be carefully evaluated and is
highly recommended.  (See map.)

Ford Island Existing Facilities

• Existing Navy operations that will remain on
Ford Island must be integrated into the overall
plan.  Future uses that are proposed to be
located adjacent to these operations must be
compatible or include adequate buffers.

• A number of Navy operations that are not
bound by their present locations are currently
occupying buildings and sites on Ford Island.
In order to enhance the Developer's plan
and/or operations, these may be relocated
elsewhere, at the Developer's expense.

The Developer may identify more than one
area for its proposed commercial activities so
long as the cumulative area does not exceed
75 acres.  The Navy is willing to consider all
proposed uses as long as they are an integral
part of the overall island master plan, are
compatible with other island uses, and are of
a high and lasting quality that will enhance the
Navy's image for years to come.
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H A L AWA LANDING

Navy lands on the "Mainside" at Halawa
Landing (the eastern edge of Pearl Harbor)
consist of 6.6 acres located between the
Arizona Memorial and Bowfin visitor centers.
Prior to completion of the Ford Island Bridge,
the area was used as the landing for the Ford
Island ferries.  It is now being used primarily
for visitor parking and a staging area for the
U.S.S. Missouri shuttle service.

The only structure on the property which
needs to be retained is an enclosed sewage

pump station.  The Navy has recently
realigned the main access road along the
eastern side of the property to allow more effi-
cient use of the parcel.  Since both the Bowfin
and the Missouri are currently using land with-
in the area for visitor parking, future use of this
property must include some provision for joint
parking to accommodate their needs.  The
Navy has prepared conceptual plans and
guidelines for a centralized visitor orientation
complex on this site, along with a consolidat-
ed parking plan, which are available to inter-
ested Developers.

The Halawa Landing

parcel covers most of

the paved area to the

right of the Arizona

Memorial Visitor

Center between the

Bowfin Museum and

Richardson Field.

Halawa Landing Property
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The Iroquois Point and Puuloa housing areas

have sandy beaches and mature tropical vegeta-

tion with a protected marina opening onto the

Pearl Harbor channel.

IROQUOIS POINT/PUULOA
HOUSING AREA

The Iroquois Point housing area lies at the west-
ern entrance to Pearl Harbor and covers approx-
imately 322 acres.  The housing was constructed
in 1960 and includes 1,118 single and duplex
family housing units.  A salt-water inlet that con-
tains a small marina bisects the property.  T h e
south shore has a white sand beach with views
of Honolulu and Diamond Head, and there are
several other common recreation facilities within
the development.

The Puuloa housing area is a contiguous smaller
complex built in 1975 containing 350 single and
duplex units and covering approximately 41

acres.  The Iroquois Point Elementary School, a
public school on State land, sits between the two
housing areas and is an integral part of the com-
m u n i t y.

Both housing areas are currently accessed from
North Road, which intersects with Fort We a v e r
Road in Ewa Beach.  The location of an addi-
tional  access road scheduled to be built at the
location between North Road and the West Loch
access road, is shown on the map below.  T h e
Navy will continue to hold the lands surrounding
these areas, most of which will remain in open
space.  However, numerous public amenities do
exist in the Ewa Beach area including new and
improved shopping facilities and several quality
golf courses.

Iroquois Point Housing & Puuloa Housing
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WA I K E L E

The former Naval Magazine at Waikele totals
515 acres, much of which is unusable steep
hillside or stream floodplain.  It also contains
120 abandoned munitions tunnels penetrating
the valley walls of Kipapa and Wa i k e l e
gulches.  The tunnels themselves are avail-
able for future use, and approximately 93
acres of the valley floor are out of the flood-
way and potentially available for appropriate
uses.  The primary access to the valley floor is
from a road connecting to Waipahu Street at
the southern end of the property.

Of far greater development potential are
approximately 56 acres of land on the plateau
adjacent to the existing Waikele residential
area.  This area served as the headquarters
and housing area for personnel stationed at
the magazine and currently contains a three-
story barracks building (closed since 1999)
and several smaller support structures.  The
area is fenced and patrolled periodically, but
has no other Navy presence at this time.

Access and utilities to the plateau site are
from the existing Waikele development, and
the property backs up to recently built, high

The bluff area of the Naval Magazine

site lies adjacent to recently completed

development at the Waikele planned

community,while the valleys below

hide over a hundred former munitions

tunnels.

Waikele Naval Property
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The Navy will continue

to retain portions of the

original Barbers Point

Naval Air Station

shown in tan on this

map, including the golf

course.

quality homes and an attractive new elemen-
tary school.  Spectacular southwestern views
are available from the edge of the plateau
across the valley to the Waianae Mountain
Range and Pearl Harbor, affording sunset and
ocean views.

BARBERS POINT 

Under the processes established by the Base
Realignment and Closure (BRAC) Act, the
Navy released most of its land holdings at
Barbers Point on July 1, 1999.  However, it
retained property along the northern boundary
which contains existing family housing along
with some recreational facilities, warehouses,
commercial buildings and support services
covering approximately 675 acres.  As the
number of Navy jobs in the region has dimin-
ished, so has the demand for Navy housing in
the area.  This has resulted in the closure of
some of the older housing areas at Barbers
Point.

Currently there are 1,090 family housing units
on the Navy lands.  Of these, 463 units built in
the early 1950's have been vacated as unsuit-
able for use and are in the process of being
demolished.  Fee conveyance of this area is
available for redevelopment.  In the housing
inventory, 236 units are less than 6 years old
and  in excellent condition.  These units are
available to a Developer under a long term
lease under which the Developer would oper-
ate and maintain the units for rental purposes
and provide Navy families preferential rental
rights at rates no higher than their BAH.  Units
not rented by Navy families could be rented to
non-Navy tenants.  The Navy is willing to con-
vey title to the land and improvements on
which these housing units are located once
their useful life has expired.  The remaining
391 housing units are a part of this fee con-
veyance offering.  They are 27 years old.  Use
or disposition of these housing units and the
support facilities located within the property is
at the discretion of the selected Developer
based on the proposed short and long term
use of the property.

Barbers Point Property



Access to the area is currently from two points:
The Barbers Point Access Road from the north
and Geiger Road from the east.  The Barbers
Point Community Redevelopment Plan calls
for several additional access points along the
western and northern boundaries of the prop-
erty.  Surrounding lands are also expected to
be redeveloped over time.  Most of the lands
on the west and north sides are proposed for
industrial uses and housing, respectively,
under Campbell Estate's Long Range Plan.
The properties to the south are designated for
a variety of uses in accordance with the
Barbers Point Community Redevelopment
Plan.

The Barbers Point Golf Course is a regulation
18-hole course that will continue to be used by
military and other authorized personnel.  Most
of the lands surrounding the property are cur-
rently vacant, but long range plans by

Campbell Estate and the Department of
Hawaiian Home Lands (which control most of
the adjacent properties) call for their future
development.  There are several existing
undeveloped parcels of Navy land within and
adjacent to the golf course that could be used
for housing with golf course frontage, and the
realignment of several existing holes by the
Developer could enhance those opportunities.
These parcels total approximately 52 acres.

Adjacent to the golf course and within the
western portion of these parcels are a cluster
of historic concrete aircraft bunkers which are
currently being used for horse stables.  They
occupy approximately 23 acres.    These are
pre-World War II facilities which have historic
significance and some adaptive reuse of them
will probably be required.
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Barbers Point lies in the arid Ewa Plain, but within existing housing areas , mature trees create a cooling environment.
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Lands surrounding the

Barbers Point Golf Course

provide opportunities for

attractive home sites

fronting on green fairways.

Golf
Course

Area



The Navy recognizes several advantages to

having a Master Development A g r e e m e n t

(MDA) in which all of the proposed real estate

transactions and other contracting actions

needed to accomplish Ford Island develop-

ment are covered in one agreement.   Having

one Developer facilitates both (1) the prepara-

tion and implementation of an island-wide

master development plan which integrates
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MASTER DEVELOPMENT AGREEMENT

facility requirements of both the Navy and the

developer and (2) the coordination of phased

construction of all improvements, those for the

Developer and those for the Navy.   Having

two or more developers would require a signif-

icant additional Navy management effort to

coordinate master development plan imple-

mentation and construction phasing by multi-

ple parties.

Iroquois Point housing and

marina with the Pearl Harbor

channel and

Diamond Head in the back-

ground



Questions or comments may be directed to:
Telephone:  808-471-8134
Facsimile:  808-474-0746

Email: fordisland@efdpac.navfac.navy.mil

References:
(Full texts available at Navy website: http://www.hawaii.navy.mil)

1.   Ford Island Development Legislation, 10 U.S.C. Section 2814
2.   Military Housing Privatization Initiative, 10 U.S.C. Section 2871 et seq.


